
PLANNING AND RIGHTS OF WAY COMMITTEE

Report of: Director of Development

Date: 1 August 2017
___________________________________________________________________

Application No.: 17/0030/PA

Proposal: Approval of reserved matters (appearance, landscaping, 
layout and scale) following outline permission reference 
15/0464/PA (for affordable housing exception site)

 
Location: Land off Langford Road, Johnston, SA62 3PX

Applicant: Tycroes Group Ltd
___________________________________________________________________

THIS RESERVED MATTERS APPLICATION IS FOR COMMITTEE 
CONSIDERATION AT THE REQUEST OF THE PLANNING & RIGHTS OF WAY 
COMMITTEE OF JUNE 2016

1. Recommendation

1.1 It is recommended that the application be APPROVED subject to the following 
condition:

 Compliance with approved plans
 Height of fencing to  northern boundary of Nos. 17, 19, 21, 23 and 25 

Langford Road to be 1.8 metres.
 The approved surface water drainage scheme shall comprise the 

details contained in both this application and the concurrent planning 
application reference 17/0138/PA

2. Main Issues

2.1 The main issues raised by this application are:

 Whether the detailed matters that were reserved by reason of the 
outline planning permission, in respect of layout, scale, appearance, 
and landscaping are acceptable (policies GN.1 and GN.2)

 Whether those other matters that the outline planning permission 
requires to be included as part of the Reserved Matters relating to the 
need for drainage details, landscaping details and biodiversity 
enhancement measures are acceptable (policies GN.1, GN.2 and 
GN.37)   



3. Description of site
 

3.1

3.2

The application site comprises 0.73 hectares of land forming part of an 
agricultural field. The site is relatively level and rectangular in shape and 
includes a section of land to the south that lies between two residential 
properties Nos.17 and 19 Langford Road. To the north and west is the 
remaining part of the field. There is no physical definition to the north and 
west boundaries of the application site. To the south are residential properties 
that front Langford Road. To the east lies Langford Farm.

      
The majority of the application site lies adjacent to but outside of the 
settlement boundary of Johnston as defined in the Local Development Plan 
(LDP).

4. Proposal

4.1 The application seeks Reserved Matters approval for 26 units comprising 12 
No. 2 bed houses, 2 No. 3 bed houses, 4 No. 2 bed bungalows (to the southern 
boundary) and 8 No. 1 bed flats, all for affordable housing for social-rental by a 
Housing Association (a Registered Social Landlord (RSL)). 

5. Planning History

5.1

5.2

5.3

5.4

Outline planning permission was granted on 25th November 2016 for residential 
development of affordable housing comprising 26 units comprising 12 No. 2 
bed houses, 2 No. 3 bed houses, 4 No. 2 bed bungalows (application reference 
15/0464/PA).  The proposal complied with the criteria for Exception Sites for 
Local Needs Affordable Housing as required by policy GN.29.  A Section 106 
legal agreement was completed requiring the affordable dwellings to be for 
social rental by an RSL for local people in need of affordable homes.

The outline planning permission reserved detailed matters relating to 
appearance, landscaping, layout and scale for determination at the Reserved 
Matters stage.  Planning conditions attached to the outline planning permission 
also require the following details to be submitted as part of Reserved Matters:

 Drainage details (condition 5) 
 Biodiversity enhancement measures (condition 8)
 Landscaping details (condition 9)

A planning condition (No.4) also requires that the buildings shall accord with 
the scale parameters indicated as part of the outline planning permission.

A planning application (reference 17/0138/PA) for the installation of a 
soakaway to serve the proposed residential development is being considered 
concurrently with this application for reserved matters approval reference 
17/0030/PA.

6. Evaluation:



Detailed Design

6.1

6.2

6.3

6.4

Policy GN.1 (General Development Policy) permits development where the 
nature, siting and scale of the development is compatible with the capacity and 
character of the site and area; it would not result in a detrimental impact on 
local amenity or highway safety, it would provide for necessary service 
infrastructure, access and parking; it would not adversely affect landscape 
character; and it would respect and protect the natural environment, quality or 
diversity.

Policy GN.2 (Sustainable Design) requires development to be “of a good 
design which pays due regard to local distinctiveness and contributes positively 
to the local context”, is “appropriate to the local character and 
landscape/townscape context”, incorporates a resource efficient, climate 
responsive, flexible and adaptable design, one that is inclusive and accessible 
with good quality public realm and linkages.  

Layout

The proposed layout is that envisaged at the time of the outline application. 
Four bungalows are proposed along the southern boundary to the rear of Nos. 
19 and 21 Langford Road. Two 2 storey properties are proposed to the rear of 
No.17 Langford Road and a two storey block of four flats is proposed to the 
rear of Nos. 23 and 25 Langford Road. Other properties along the site’s 
eastern boundary would comprise another block of four flats and two 2 storey 
houses. Properties along the site’s northern boundary would comprise ten 2 
storey houses. Gardens would be provided for each unit and whilst some are 
modest in size they are considered appropriate for the properties that they 
serve. An exclusion zone exists within the site which prohibits building over an 
existing foul sewer. The layout of the estate would ensure that gardens would 
be located over the exclusion zone rather than buildings. The proposed layout 
would provide for appropriate highway configuration as well as delivering the 
required number of parking spaces per dwelling. The detailed specification of 
the estate road is required to be submitted and approved as part of condition 
no.11 of the outline permission and would be assessed as part of an 
application to discharge this condition. Overall, it is considered that the 
proposed layout is appropriate and meets the relevant tests of policies GN.1 
and GN.2 as well as Technical Advice Note (TAN) 12: Design.

Scale

During the evaluation of the proposed scheme at the outline planning 
application stage revised scale parameters were introduced particularly in 
relation to the part of the site lying directly to the rear of Nos. 19 and 21 
Langford Road. This Reserved Matters application proposes four bungalows at 
this location which would fall within the revised scale parameters and which 
would have maximum roof heights of 5.5 metres. As such the scale of the 
proposed bungalows is considered acceptable and would ensure no significant 
loss of privacy or any overbearing/overshadowing effect for the occupiers of 
Nos. 19 and 21 Langford Road. The existing boundary is proposed to be 



6.5

6.6

6.7

reinforced by 1.2 metre high fencing. However, should Members resolve to 
approve this application it is recommended that a suitably worded planning 
condition be imposed requiring the fencing to this boundary to be 1.8 metres in 
height in order to ensure an adequate level of privacy. Whilst the aspect from 
the rear of the existing properties would alter from one which is currently open 
countryside, in amenity terms this effect is accorded limited weight and is 
acceptable. 

Two storey properties are proposed to the rear of Nos. 17, 23 and 25 Langford 
Road which fall within the revised scale parameters that were set at the outline 
planning stage and would have maximum roof heights of 8.2 metres (for the 
block of flats) and 8.3 metres (for the two storey 3 bed houses). Whilst the 
heights of these properties would be higher than the existing roof heights of 
properties along Langford Road, due to separation distances and orientation of 
the proposed properties it is considered that there would be no significant loss 
of privacy or any overbearing/overshadowing effect for the occupiers of Nos. 
17, 23 and 25 Langford Road. The proposed plans indicate that the existing 
boundary would be reinforced by a mix of 1.8 metre and 1.2 metre high 
fencing. However, should Members resolve to approve this application it is 
recommended that a suitably worded planning condition be imposed requiring 
the fencing to these boundaries to be 1.8 metres in height in order to ensure an 
adequate level of privacy. Whilst the aspect from the rear of the existing 
properties would alter from one which is currently open countryside, in amenity 
terms this effect is accorded limited weight and is acceptable. The scale of the 
buildings for the proposed development is generally as envisaged at the time of 
the outline planning application and complies with the parameters defined in 
condition No.4. The proposed development would allow for a satisfactory 
standard of amenity for existing and proposed properties to be achieved in 
accordance with policy GN.1.

Appearance

Building materials would comprise smooth rendered walls, grey concrete tiled 
roofs and white upvc windows and doors. Whilst this would result in rather 
generic and ordinary properties, it is nonetheless considered to be consistent 
with the appearance of existing development along Langford Road. The 
proposed design is broadly of good quality and would ensure an acceptable 
standard of appearance that would be reflective of existing development within 
the locality. As such the proposed development would accord with policies 
GN.1 and GN.2.

Landscaping & biodiversity enhancement

The proposed landscaping scheme comprises an appropriate mix of tree and 
shrub planting in accordance with condition No.9 of the outline planning 
permission. The Council Landscape Officer has confirmed that the landscaping 
details are acceptable. Biodiversity enhancement measures include the 
provision of bird boxes and gaps in soffit boards to increase bat roosting 
potential in accordance with condition No.8 of the outline planning permission. 
The Council Ecologist has no objection to the proposed biodiversity 



6.8

enhancement measures. The details are considered acceptable and in 
accordance with policies GN.1 and GN.37 (Protection & Enhancement of 
Biodiversity).

Drainage details

Surface water drainage for the properties would be via soakaways and surface 
water drainage for the estate road would be via a soakaway located adjacent to 
but outside of the application site. A full application for this soakaway scheme 
has been submitted concurrently with this reserved matters application. The 
Head of Highways and Construction has confirmed that the proposed surface 
water drainage scheme is acceptable. An acceptable connection to the foul 
sewer network is indicated. In respect of the above, it is considered that 
appropriate drainage arrangements are provided for the site in accordance with 
condition 5 of the outline planning permission and which would accord with 
policy GN.1.  

Other matters

6.9

6.10

With regard to community safety as the scheme is for affordable housing for 
social rental, which is supported by a social housing grant, the development 
would be required to achieve Secured by Design. Furthermore, with regard to 
the issue of environmental sustainability, Code for Sustainable Homes 
accreditation would also be required. As these matters are required to be 
addressed by the development’s use of social housing grant, there is no 
requirement for planning conditions to achieve these requirements.     

Representations have raised a number of relevant issues and these have been 
addressed in this report with the exception of the concern raised in terms of 
impact from over-development & highway safety risk. However, these matters 
relate to the principle of the proposed development and were considered in 
detail before outline planning permission was granted. 

6.11

Conditions

A number of conditions were attached to the outline planning permission to 
ensure appropriate implementation of the proposed development. It is at the 
outline planning application stage that planning conditions are normally 
attached.  The purpose of a reserved matters application is to deal with those 
matters that are formally reserved by the outline permission; in this case those 
matters detailed in paragraph 2.1. It is usually unnecessary to attach additional 
planning conditions.  The only conditions that are necessary in this case are 
those to ensure compliance with the approved plans, to ensure the height of 
fencing along the northern boundary of Nos. 17, 19, 21, 23 and 25 Langford 
Road would be 1.8 metres and another to define the approved surface water 
drainage scheme as being that which comprises the details approved by this 
application together with those contained in the concurrent full planning 
permission reference 17/0138/PA. 

Conclusion



6.12 The proposed design details reserved by reason of the outline planning 
permission are all considered acceptable and will ensure the delivery of a 
development of good design. There would be no significant effect on the 
amenities of adjacent property.  Furthermore, the application includes 
appropriate details in respect of planning conditions 5, 8 and 9 of the outline 
planning permission that required certain details to be submitted as part of the 
reserved matters application. The application is consistent with the outline 
planning permission and will deliver much needed affordable housing.  The 
proposed design details accord with detailed policies GN.1, GN.2 and GN.37 of 
the LDP.

6.13 In reaching a recommendation, regard has been given to the requirements of 
sections 3 and 5 of the Well Being of Future Generations (Wales) Act 2015. It 
is considered that this recommendation is in accordance with the Act’s 
sustainable development principle through its contribution towards the Welsh 
Ministers’ well-being objective of supporting safe, cohesive and resilient 
communities.

Annex

A.1 The Development Plan/Other Material Considerations

A.1.1 The Local Development Plan

Policy GN.1

Policy GN.2

Policy GN.37

General Development Policy

Sustainable Design

Protection and Enhancement of Biodiversity

A.1.2 Other Material Considerations/ Weight Attached

Planning Policy Wales Edition 9 (November 2016)

Significant weight

Technical Advice Note 5: Nature Conservation and Planning (2009)

Significant weight

Technical Advice Note 12: Design (2016)

Significant weight

Supplementary Planning Guidance ‘Affordable Housing’ (September 
2015)

Significant weight



Supplementary Planning Guidance ‘Parking Standards’ (May 2014)

Significant weight

Supplementary Planning Guidance ‘Biodiversity’ (September 2015)

Significant weight

A.2 Consultation Responses

A.2.1

A.2.2

Dwr Cymru Welsh Water

No response received 

Head of Highways and Construction 

Highways

No response received to date

Drainage

No objection

A.2.3

A.2.4

Council Landscape Officer

No objection

Council Ecologist

No comment

A.2.5

A.2.6

Johnston Community Council

No response received to date

Representations

Three letters of objection have been received raising the following 
points:

 Properties not in keeping with the local housing in the area (no 
properties are higher than one storey)

 Scale of properties
 Overshadowing, overlooking and loss of privacy
 Adverse effect on transport system
 Highway safety concerns
 Risks of accidents to pedestrians using footpath
 Infrastructure concerns



 Effect on the countryside
 Affordable housing exception sites should be small schemes
 Lack of green space
 No recycling facilities
 Exclusion zone for sewer being built over
 Increase in traffic
 Dimensions of access plot will not provide sufficient room to 

accommodate proposed landscaping scheme
 Visibility splays outside of the applicant’s land

___________________________________________________________________

Background Documents:
(Copies of all the Background documents referred to in this report are available on the 
planning application file for inspection by Members of the Planning and Rights of Way 
Committee on request to the Planning Support Team).

 Consultation responses from the Head of Highways and Construction (Drainage), 
Council Landscape Officer and Council Ecologist.

 Three letters of objection

___________________________________________________________________


